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FACTSHEET

TITLE: Proposed amendments to the LINCOLN
CENTER REDEVELOPMENT PLAN to establish the
“LINCOLN MALL PROJECT AREA” and the
“LINCOLN MALL REDEVELOPMENT PROJECT”,
requested by the Director of the Urban Development
Department, covering an area generally extending
along Lincoln Mall from South 10th Street to South 14th

Street, and including all or part of the city blocks
adjacent to Lincoln Mall. 

STAFF RECOMMENDATION: A finding of
conformance with the Comprehensive Plan.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 08/07/02
Administrative Action: 08/07/02

RECOMMENDATION: A finding of conformance with
the Comprehensive Plan (7-0:  Steward, Bills-Strand,
Taylor, Larson, Newman, Carlson and Schwinn voting
‘yes’; Duvall and Krieser absent). 

FINDINGS OF FACT:

1. The staff recommendation to find the proposed amendments to the Lincoln Center Redevelopment Plan for
the Lincoln Mall Redevelopment Project to be in conformance with the Comprehensive Plan is based upon the
“Analysis” as set forth on p.3. 

2. The proposed amendments are found on p.9-28.

3. The applicant’s testimony is found on p.5-7.

4. There was no testimony in opposition.

5. The Commission discussion with the applicant and staff is found on p.5-8.

6. On August 7, 2002, the Planning Commission voted 7-0 to find the proposed amendments to be in
conformance with the 2025 Comprehensive Plan (See Minutes, p.8).

7. The proposed redevelopment agreement being submitted by Urban Development should be heard in
conjunction with this application.
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT

P.A.S.#: Comprehensive Plan Conformance #02004 Date: July 26, 2002
Amendment to Lincoln Center Redevelopment Plan for Lincoln Mall Redevelopment
Project

PROPOSAL: A request to review a proposed amendment to the Lincoln Center
Redevelopment Plan for a determination of conformity with the Lincoln and
Lancaster County 2025 Comprehensive Plan.

CONCLUSION: The proposed amendment is in conformance with the Comprehensive Plan.

RECOMMENDATION: Find that this request is in conformance with the Comprehensive
Plan.

GENERAL INFORMATION:

LOCATION:    Lincoln Mall between S. 10th St. and S. 14th St. and part or all of adjacent city
blocks.

APPLICANT: Marc Wullschleger, Director
Urban Development Department
129 N. 10th Street
Lincoln, NE 68508

CONTACT: Dallas McGee 
Urban Development Department
129 N. 10th Street
Lincoln, NE 68508
(402) 441-7857

EXISTING ZONING:    O-1(Office District), B-4 (Lincoln Center Business District), and R-8
(Residential District), with the Capitol Environs District overlay

EXISTING LAND USE: Offices, parking lots, residences, retail (convenience store/gas station)

ASSOCIATED APPLICATIONS: None

HISTORY: The Lincoln Center Redevelopment Plan was first adopted in 1975 and has had more
than 20 revisions for specific projects since its major update in 1985.  Major benchmarks have
been the 1993 revisions to approve parking structures, the Burnham Yates Conference Center, a
childcare center, and the O Street Skywalk, utilizing proceeds from a bond issue of 1985.  These
smaller, incremental projects followed concepts summarized in the “Downtown Master Plan” of
1989.  That plan revised the large retail mall proposed in the major update of 1985.
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The Capitol Environs District was amended in 1994 to adopt design standards and a
design review process for public and private improvements in the District, at the direction of the
State of Nebraska.  The Capitol Environs Commission was created as a city-state commission in
1988.  City Council first approved the Capitol Environs District in 1980 at the direction of the State
of Nebraska, creating height limits for buildings in the vicinity of the Capitol.

ANALYSIS:

1. This is a request to review a proposed amendment to the Lincoln Center Redevelopment
Plan for a determination of conformity with the Comprehensive Plan.

2. The amendment covers an area generally extending along Lincoln Mall from S. 10th Street to
S. 14th Street and including all or part of the city blocks adjacent to Lincoln Mall.  The
boundaries of the project are set forth more specifically on the attached map.

3. The amendment would establish the Lincoln Mall Project Area and would include public
streetscape and infrastructure improvements throughout the project area.

4. The Lincoln Center Redevelopment Plan was first developed in 1975 to encourage retail
revitalization and has been amended many times since.  A major update was adopted in
1985 recommending a large retail mall and a $12,000,000 bond issue was approved by
voters at that time.  Emphasis shifted to smaller, incremental redevelopment efforts, as
summarized in “Downtown Master Plan” of 1989.  A series of initiatives was approved in
1993 utilizing the 1985 bonds including parking structures, the Burnham Yates Conference
Center, a childcare center, and O St. Skywalk.

5. The Lincoln Mall Project would generate Tax Increment Financing from private development
in the project area to pay for public infrastructure and improvements such as new curbing,
sidewalks, transit shelters, streetlights, street furniture, plantings, and irrigation equipment.

6. The Lincoln and Lancaster County 2025 Comprehensive Plan acknowledges the
community’s longstanding efforts to protect and improve the areas around the Capitol (p.
E81) and the Zoning Code embodies these efforts in Chapter 27.56 (Capitol Environs
District) which includes the Lincoln Mall area.

7. The proposed project appears to meet these goals of improving and protecting the
Capitol’s setting.

8. The Capitol Environs Commission has discussed the concepts of Lincoln Mall
improvements funded by a redevelopment district, but has not had a chance to make a
recommendation on this specific proposal.  This proposal will be presented to the
Commission at its meeting of August 22, 2002 and that body’s recommendations, along
with Planning Commission’s, will be presented to City Council before the Council is asked
to take action. 
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STAFF RECOMMENDATION: Find that the proposed amendment to the Lincoln Center
Redevelopment Plan conforms with the Comprehensive Plan.

Prepared by:

Edward F. Zimmer, Ph.D.
Historic Preservation Planner
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COMPREHENSIVE PLAN CONFORMANCE NO. 02004

PUBLIC HEARING BEFORE PLANNING COMMISSION: August 7, 2002

Members present: Steward, Bills-Strand, Taylor, Larson, Newman, Carlson and Schwinn; Duvall
and Krieser absent.

Staff recommendation: A finding of conformance with the Comprehensive Plan.

Proponents

1.  Dallas McGee presented the application on behalf of the Urban Development Department.
This is an amendment to the Lincoln Center Redevelopment Plan, which was first adopted 17 years
ago in 1985.  Since then there have been 21 amendments for various redevelopment projects in
Downtown and the Haymarket including Cornhusker Hotel, Embassy Suites, Journal Star
expansion, Rock ‘N Roll Runza, Star Building, and Lincoln Building.  The creation of a
redevelopment project allows for TIF (tax increment financing) to be used to fund public
improvements within the project area.  TIF is the increase in taxes generated from the development
that is occurring in the area.

The Lincoln Mall project creates a project area from the Capitol at 14th to 10th Street and the
County-City Building complex, including property on the north side of Lincoln Mall, with the focus
being to enhance the Capitol Environs District and to provide a safe and attractive area within
which to live and work.

Lincoln Mall is 20 years old and does have problems that do need to be addressed, including
broken street furniture, dying and aging shrubs, as well as sidewalks that need improvement.  The
proposed improvements will likely include work on sidewalks, curb and gutters, street furniture and
other landscaping as well as irrigation and transit improvements related to the four bus stops.  The
project will also include streetscape work around Block 119, the block directly across from the
County-City Building between 10th and 11th, Lincoln Mall and K Street.  Once this project is
approved by the City Council, Urban Development anticipates hiring a landscape architect to
design the project and work with the Nebraska Capitol Environs Commission as well as property
owners to address the specific improvements.  McGee anticipates that the design will begin this fall
with construction either this fall or next spring.

This project for streetscape improvements all along Lincoln Mall will be funded by TIF money from
the building now being constructed.  A lot of the improvements would be within the median itself
with improvements on the sides, including street furniture and related plant materials.

Steward inquired as to what generates action on this as compared to some other central related
projects.  Why this now?  McGee stated that now is because there is an opportunity to fund the
project with TIF that is being generated in the project area.  TIF relates to new development or if
there is an increase in value on existing properties.  The TIF for this project will be generated
primarily from the new construction of the building currently underway.
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Steward sought clarification on the vague reference to some future “redevelopment district” in Item
#8 on page 3 of the staff report.  What is that about and how does it relate to TIF?  McGee
explained that the Capitol Environs Commission (NCEC) reviews any activity within the Capitol
Environs District.  A conceptual plan was taken to the Commission earlier this year to address
some of the concerns that exist along this mall.  This redevelopment project allows a means of
financing those improvements through TIF.  But Steward does not see a definition of the district with
this proposal.  He wonders why that language exists and he is concerned about the fact that we
have another mall that, in some opinions, has higher priority than this mall (Centennial Mall).  Has
this application been reviewed by the Downtown Lincoln Association (DLA)?  McGee indicated that
it has been discussed with DLA, but it is outside of the maintenance of DLA; however, it is within
the management district of DLA.  In terms of the maintenance, McGee advised that it will be
maintained by the Parks & Recreation Department.  DLA will not be involved in the maintenance.  It
will be maintained by the City and the property owners.

Ed Zimmer of Planning staff offered that the reference in Item #8 to a “redevelopment district”
means the amendment to the Downtown Redevelopment Area.  It has been discussed conceptually
by NCEC.  This same material will go to NCEC at their meeting this month before this application
goes to the City Council.  The reference is not to something different than this.

In a broader sense, Steward realizes this Redevelopment Plan has been amended a number of
times.  From his point of view, that’s not really planning–that’s taking a specific project and revising
the plan so that it always will be in conformance with the plan on an ad hoc project-by-project basis. 
For instance, why is this boundary where it is?  Antelope Valley, e.g., is not even referenced or
mentioned.  If we are going to add things to a plan, we should take things off as they get
accomplished (e.g., Block 35 is still in this plan, which further weakens its credibility in terms of
what we are expecting the public to understand about the way we collectively are thinking about the
center of the city).  Is it even appropriate that we continue to carry skywalks in this plan?  Since the
day that the skywalks were started, there is a whole set of other thinking about urban design and
whether or not those were or are a good idea.  While Steward is in favor of the Lincoln Mall being
an attractive place and being an important connection between the monument of the Capitol
building and this public building, he is just very much concerned that we are continuing to use this
as a document to justify a rather spontaneous set of project activities rather than treating it as a plan
and re-evaluating the whole plan anytime we change it.  Otherwise, you are asking this Commission
and the Council to approve things just the way they are being thought of, incrementally–not
holistically, not together.

Steward further inquired as to the city’s designated liaison between potential developers and city
departments.  McGee believes it would be Urban Development.  Steward believes that it reads that
it is an individual and any developer should know who that department title is.  Steward apologized
for being critical of the general document, but the longer the document goes on in this direction, the
more flawed it is going to become.  McGee offered that the plan is a plan that allows us to respond
to specific development proposals as they are brought forward.  When the boundary of the area
was established in 1985, we did not want to create a single project area at that time because then 
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TIF would begin for the entire area and 15 years later if you wanted to begin a project, the TIF would
have expired.  It allows us to respond to these kinds of incentives or development projects as they
come forward.  He agrees that it is not a plan that guides as well as some other plans could, but it is
a plan that allows us to take advantage of projects and help fund projects either by the city or by a
developer.

Steward asked whether McGee would say that it is true that we do not have such a plan for
downtown. McGee noted that in the past we have had some plans, i.e. “Downtown 2001" identified
some very specific projects.  That is a plan that could be looked at and updated and could give us
guidance to future projects.

Steward then referred to p.45 of the agenda (p.III-1 of the Redevelopment Plan).  This section of the
Plan examines future conditions within the designated commercial redevelopment area – that’s
much broader than just financing.  McGee agreed.  Much of this plan is part of the original
document that was written years ago, and as we update it we only update it to respond to the
possibility of a redevelopment project.  We don’t revise the goals substantially.  That would be a
separate effort.

Steward suggested that consideration be given to changing the language and focusing on a more
comprehensive strategy at some other time.

Schwinn confirmed that this TIF can only be used on property abutting a building being constructed. 
Schwinn believes that Centennial Mall also needs the help.  McGee responded, stating that TIF can
be used within the project area that is identified.  This project area is identified as Lincoln Mall. To
extend this TIF district to Centennial Mall would not be practical because the TIF is generated from
property along Lincoln Mall.  It is an opportunity to address some of the problems we have on
Lincoln Mall.  If there were a substantial development along Centennial Mall, a TIF district could be
created to address some of those concerns.

As far as design, McGee stated that the Parks Department has been working on a conceptual
design.  Once a district is created, a landscape architect would be hired to take a look at the
conceptual plans and build on them.

Newman believes that the new Comprehensive Plan calls for an on-street painted bike route
north/south.  She sees a lot about pedestrian issues here but nothing about the bike route.  Since it
is going to intersect somewhere, how is that going to play in when you have the trees and park
benches in place?  McGee assured that Urban Development would work with Parks on that
north/south bike route and see if there is a preferred street and accommodate that as part of this
plan.

Newman wondered whether this needs tweaking before it is approved.  McGee stated that until we
have a project area established, we don’t have the ability to carry out a project.  He has not heard
discussion of where the bike path might cross, but it is something they need to look at.

Carlson sought confirmation that the door won’t be closed on the bike path issue in the future if this
application is approved.  McGee stated that since we know there are streets that are likely
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candidates, Urban Development would try not to do anything that would preclude that.  We would
want to do improvements that would help make that happen.

If we didn’t do the TIF distribution for this project, Carlson wondered whether it would free up those
funds to do something else.  Is there no way to tag those funds to move them over to Centennial
Mall?  McGee advised that if the TIF is not created, the funds for these improvements would not be
earmarked for the improvements at all.  Schwinn believes they would go into the general fund and
would have to come through the Capital Improvements Program.

There was no testimony in opposition.

Public hearing was closed.

ADMINISTRATIVE ACTION BY PLANNING COMMISSION: August 7, 2002

Larson moved to find the proposed amendments to be in conformance with the Comprehensive
Plan, seconded by Steward.

Larson does not believe this precludes anything in the future.  It is an opportunity because of the
building that is being constructed.

Steward believes it is a needed Urban Development project and he is going to vote in support, but
he also want to reinforce the notion that he believes at some early date this document needs to be
separated from an urban design and urban development plan for the Heart of Downtown.  When
someone picks this up and sees the newest thing that has been added (if thinking comprehensively
about the center of our city), there are all sorts of things missing–reassessment of transportation
issues, the boundaries, the effect of Antelope Valley, changes in the Haymarket District.  This is a
way to move forward with this TIF financing, but he believes it uses and misuses the term “plan” in
its broadest sense.

Motion for a finding of conformity carried 7-0: Steward, Bills-Strand, Taylor, Larson, Newman,
Carlson and Schwinn voting ‘yes’; Duvall and Krieser absent.














































